GANGES TOWNSHIP PLANNING COMMISSION

Monthly Meeting Minutes FINAL for November 22, 2005

Ganges Township Hall

119th Avenue and 64th Street

Fennville, MI, Allegan County

Chairman Reimink called the meeting to order at 7:02 PM.

Roll Call:
Chairman Ed Reimink – present




Secretary Jim Birkes – present



Commissioner Ron Bellenger – present




Commissioner Jackie DeZwaan – present  




Commissioner Dortha Earl – absent



Commissioner Barry Gooding – present




Board Trustee Terry Looman – present

PUBLIC COMMENTS 
Susan Pierson, 6944 Lakeshore Ct, thanked the Planning Commission (P.C.) for their hard work, stating she was impressed with the Land Use Update planners (McKenna Associates), and with the established goals and objectives and how they reflect what the community wants.  She also expressed concern with the industrial corridor at M-89 and Blue Star Hwy. and near Lakeshore Dr., stating 17 wells have been contaminated in the past, but were never cleaned up.  She requested that Ganges Township not be put further at risk (no new gas stations be allowed), and advised that Ganges Twp. remain in line with Saugatuck Twp., as it is not industrial.
CORRESPONDENCE

Letter dated November 2, 2005, from Birkes to Al Ellingsen, Land Division Officer/Building Inspector, regarding approving the proposed private road provisions on the land division application submitted by Friends of Mothers Trust. 
Letter dated November 2, 2005, from Birkes to Ellingsen regarding not accepting the proposed private road provisions on the land division application submitted by Bruce Bruckelmeyer.
Letter dated November 11, 2005, from Catherine Kaufman of McKenna Associates to John Lohrstorfer and Roxanne Seeber, Ganges Twp. attorneys, with questions addressing: Notice of Intent to Plan letters, community septic systems, zoning location for every legal land use, and moratoriums. 

Letter dated November 15, 2005, from Lohrstorfer to Kaufman responding to each of the above letter’s questions.

E-mail (no date) from John Hebert, Ganges Twp. Supervisor, to Reimink and Birkes regarding an application form for private road plans (part of the Land Division application) and fees.

LIAISON REPORTS

Ganges Township Board 

Looman, liaison, reported that the remodeling of the township hall is in progress, that next month’s P.C. meeting may have to be held at the fire station.
Zoning Board of Appeals (ZBA)
Bellenger, liaison, did not attend the one meeting held, however, reported that a request for an addition to a non-conforming structure was approved.
Zoning Administrator Report

A site plan review and the new plat book are to be discussed later on this evening’s agenda. 
BUSINESS SESSION

Birkes moved to approve the November 22, 2005 agenda with the following modifications:

--addition of the approval of October 12, 2005 special meeting minutes


--addition of a final site plan review for Metallurgical High Vacuum under New Business


--addition of private road application form and fees under New Business

--correction of November 15, 2005 to November 1, 2005 under Approval of Prior Minutes, Special Meeting (#2)

Gooding supported and motion carried.

Gooding moved to approve the October 12, 2005 special meeting minutes as presented; Looman supported; motion carried.
Looman moved to approve the October 25, 2005 regular meeting minutes as presented; Bellenger supported; motion carried.

Birkes moved to approve the November 1, 2005 special meeting minutes with one (1) modification as noted on page one; Gooding supported; motion carried.

Bellenger moved to approve the November 10, 2005 special meeting minutes with one (1) modification as noted on page 2; Looman supported; motion carried.

Committee Reports
Land Use Plan Update
Looman reported that the next special meeting will be December 14, 2005.  He stated it would be appropriate if an additional meeting with the planners were required, at which time he would request authorization from the Ganges Twp. Board.
Article III, Section 3.2C, D, and F—Dwelling Requirements
The committee of Bellenger, DeZwaan, and Gooding met November 18, 2005, concluding with the following recommendations for an amendment:

 
​-side yards increase from five (5) feet to no less than fifteen (15) feet

-rear yards increase from ten (10) feet to no less than thirty (30) feet

The committee reviewed the entire Section 3.2 and recommended also that the wording include “dwellings, accessory buildings, and structures.”  DeZwaan emphasized the need to keep side yards accessible for emergency vehicles, and Gooding further explained the increase in rear yard depth, which would allow the addition of accessory buildings.  The recommended increase in square footage of a dwelling from 520 square feet to 960 square feet was discussed as it relates to mobile homes in parks, with the concern that there may be a conflict.

The question of how mobile homes in parks would comply with the above recommendation was addressed by Paul Shamblin, Zoning Administrator.  He responded that these parks are under State jurisdiction, and therefore presented no conflict.  Birkes followed up by questioning the validity of any other items in the ordinance that refer to mobile home parks, with the recommendation that the P.C. may want to review this in the future.

Gooding assured that one still has recourse by applying to the ZBA for a variance.  Birkes agreed, but stressed that the ordinances should be written in a reasonable and just manner, which should decrease the number of variance requests and grants.

Bellenger moved to send the above committee recommendations to the township attorney for appropriate (legal) wording; Gooding supported; motion carried.

Birkes moved to accept the recommendations of the dwelling and lot size committee to increase side yard setbacks to 15 feet, rear yard setbacks to 30 feet, and maintain the current front yard setback in residential and ag/residential zones; Gooding supported; motion carried.

Birkes then relayed the attorney’s suggestion that one amendment document be made, which would include as many amendments as possible.  This would make it easier for the administrator and require fewer public hearings.  

Article VII, Section 7.3A—Non-Conforming Structures

Birkes read to the public the attorney’s version of the this amendment.  Birkes asked Shamblin, Z.A., if he would be comfortable with noting “when a lawful non-conforming structure or parking and loading space has been enlarged pursuant to this provision.”  Shamblin stated he would be able to keep current with the changes with his computer program’s data base.  

DeZwaan moved to approve Article VII, Section 7.3A amendment as presented by the attorney, to be followed by a public hearing; Looman supported; motion carried.

Other

Reimink then read to the public the attorney’s version of the amendment of Article III, Section 3.2F1.  Birkes moved to accept the language as presented by the attorney to amend Article III, Section 3.2F1; DeZwaan supported; motion carried.

Land Division Review Procedures

Shamblin presented the Ganges Twp. plat book to the P.C., showing the present zoning on a colored map and the recently approved land divisions.  He established a system of binders that would contain the approved land division applications by the month and by the year.  Shamblin will record the divisions, and Gooding requested that he also date each division directly on each plat.

The P.C. expressed their approval of the above system for tracking land divisions.  Birkes summarized the process by stating that the land division officer is to pass along information to P.C. Chairman Reimink after approving a land division application, Reimink will then give Shamblin the information, and Shamblin will update the map (plat book).  The P.C. will then review it at the next P.C. meeting.  It was determined by the P.C. that Shamblin keep the plat book in his possession until the completion of the townhall renovation; Shamblin concurred.

Bob Simonds, 2318 70th St., recommended that there be a summary map (as well as the plat book) for the constituency to view.  Shamblin was requested by the P.C. to contact Land Information Service regarding information on obtaining a summary map.
Birkes questioned not having information by this time on Mothers Trust’s land division application, since the private road plan was approved by the P.C. on November 1, 2005.  Per Shamblin, all divisions had been allocated, with eight (8) having been transferred and two (2) having been placed on hold due to road construction.  Ellingsen is to be contacted regarding giving this land division information to the P.C.
NEW BUSINESS
Final Site Plan Review
Shamblin presented to the P.C. a site plan for Metallurgic High Vacuum, describing it as a simple addition to the factory and within the parameters of the property.  The P.C. reviewed the preliminary site plan and determined that it was compliant with the ordinance at this time, with the exception of requiring a legal description.  Geoff Humberstone, owner of Metallurgic High Vacuum, was informed however, that in further accordance with the ordinance, the adjacent property owners need to be notified, a notice for a public hearing needs to be publicized, and then a public hearing held, after which there will be a final site plan review by the P.C.
Birkes moved to approve the preliminary site plan review as presented this evening, recognizing it does not contain the legal description of the property involved, and DeZwaan supported.  Motion carried by roll call vote: Looman-yes; Bellenger-yes; Gooding-yes; Birkes-yes; DeZwaan-yes; Reimink-yes (6/0).

Private Road Application Form and Fees
Hebert, Ganges Twp. Supervisor, asked the P.C. to consider the necessity of having a private road application form, then recommend what the fee should be.  Shamblin recommended that the following information be on the form: direction of the road; the topography; if or how the road would interact with any bodies of water; if culverts would be required; and the overall construction of the road.  After discussing the time and requirements needed for processing the application, the P.C. determined that a $150 fee would be fair, reasonable, and comparable to other fees.  
Gooding moved to recommend to the Ganges Twp. Board a fee of $150 for the private road application fee; Birkes supported; motion carried.  Gooding and Reimink are to meet with Shamblin in the near future to draft the private road application form.

PUBLIC COMMENTS
Dawn Soltysiak, 6322 113th Ave., thanked the P.C. regarding how they handled the site plan review, i.e. following procedure according to the ordinance.  She also questioned whether there had to be a zoning location for every legal land use, which was brought up at the last special meeting on November 10, 2005.
ADJOURNMENT
Looman moved to adjourn; Gooding supported; motion carried unanimously. Meeting adjourned at 8:58 PM.
Respectfully submitted,

Elaine I. Troehler

Ganges Township Recording Secretary  
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